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Property Condition Report
Discovery Bay Swimming Pool
Terracon Project # BE186102
February 15, 2019

1.0.    EXECUTIVE SUMMARY

General Property Identification Summary

Item Description

Property Name

Property Address

Type of Facility

Site Area 7.25

Total Parking Spaces 44

Number of Buildings 1

Number of Stories 1

Building(s) Area (SF) 5,000

Year(s) Constructed 1980

Renovation Notes

Date of Site Visit
Survey Conducted By

Summary of Recommended Expenditures

1.1    Immediate Repairs Summary

Total Cost

Time Period for Repair 0 to 1 YR

Total Immediate Repair Cost $17,800

1.2   Replacement Reserve Summary

Total Cost

Evaluation Term 10

 Square Feet 5,000

Total Replacement Reserve Cost $153,172

Total Inflated Replacement Reserve Cost $165,029

Inflation Factor 3.0%

Total Replacement Reserve (per SF per Year) $3.06

Total Inflated Replacement Reserve (per SF per Year) $3.30

1.3   ADA Related Cost Summary
Total Cost

ADA Improvements Cost $29,300

Discovery Bay Swimming Pool

1601 Discovery Bay Boulevard, Discovery Bay, CA

Municipal Building 

January 15, 2019

Acres

N/A

Gross

General Construction

Parking is provided on an asphaltic concrete surface parking lot for approximately 44 
passenger vehicles. The remainder of the site is improved with irrigated landscaped areas 
and a public outdoor swimming pool. The site has been graded to promote surface runoff to 
the municipal storm system via catch basins.  There is no storm water retention/detention 
onsite.  
 
The building is a conventional wood-framed structure supported by concrete footings. The 
floors are grade-supported concrete slabs. The exterior of the building consists of painted 
wood siding. The wood-truss structure supports a wood roof deck. The window and door 
systems are conventional punched units with single glazing set in mill-finished aluminum 
frames. The steep-slope roof consists of asphalt composition shingles.  
 
The building is heated by a gas-fired furnace and cooled by gas-fired package DX units.  
 
Utilities, including potable water, sanitary sewer, natural gas and electricity, are provided to 
the site by local municipalities or private companies.  
 
�7�K�H���E�X�L�O�G�L�Q�J�¶�V���O�L�I�H���V�D�I�H�W�\���V�\�V�W�H�P�V���L�Q�F�O�X�G�H���D�Q���R�I�I���V�L�W�H���P�R�Q�L�W�R�U�H�G���I�L�U�H���D�O�D�U�P���V�\�V�W�H�P�����D�V���Z�H�O�O���D�V��
building-supplied and maintained portable fire extinguishers.

Chris Laswell; Ron J. Bravo; Danny P. Stringer



1.1    Immediate Repairs Cost Table

Terracon Project No. BE186102 February 15, 2019

Project:
Discovery Bay Swimming Pool Square Feet: 5,000

Location:
No. of Bldgs: 1

Type of 
Facility: Municipal Building  Reserve Term: 10 Years

No. Stories 1 Property Age: 39 Years

Item Description Quantity U Cost I-Total$ Comments

I - 1
Allowance for a quailfied consultant to conduct a drainage study of the 
site.

1 LS. $15,000.00 $15,000
Flooding was observed throughout the property, particularly at 
landscaped areas along the west and east sides of the building.

I - 2 Paint wood fence posts. 120 L.F. $2.50 $300
Wood fence posts were observed to be devoid of paint in localized 
areas. Extant paint was observed to be worn throughout. Fence posts 
should be re-painted in an attempt to prevent decay. 

I - 3 Replace natural-gas fired water heater, 50 gallon 1 Ea. $2,000.00 $2,000 The water heater was observed to be reaching the end of its EUL. 

I - 4
Provide automatic shut-off provisions at the natural gas service 
entrance. (Life Safety Action).

1 Allow. $500.00 $500 No seismic disconnect provisions currently installed.

Total Immediate Repairs $17,800
Cost per SF $3.56

1601 Discovery Bay Boulevard, Discovery Bay, CA



1.2   Replacement Reserve Cost Table

Terracon Project No. BE186102 Feb 15, 2019

Project: Square Feet: 5,000

Location: No. of Bldgs: 1

Type of 
Facility:

Reserve Term 10 Years

No. Stories Property Age 39 Years

Item Description EUL Quantity Units Cost R-Total$ Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Cumulative

R - 1 Crackseal, sealcoat and re-stripe asphalt paving. 5-7 26,700 SF. $0.30 $8,010 $8,010 $8,010

R - 2 Overlay and re-stripe asphalt paving with limited full-depth patching. 20 26,700 SF. $2.00 $53,400 $53,400 $53,400

R - 3 Replace concrete patio. 20 110 S.Y. $80.00 $8,800 $8,800 $8,800

R - 4
Repair/replace/reflash localized areas of wood deterioration in siding, 
trim and windows.

15 1 Allow. $20,000.00 $20,000 $20,000 $20,000

R - 5
Clean and paint exterior walls and miscellaneous metal work. Replace 
sealants between dissimilar materials and perform miscellaneous 

7-10 5,400 S.F. $2.50 $13,500 $6,750 $6,750 $13,500

R - 6 Replace carpet 8 380 S.Y. $59.90 $22,762 $22,762 $22,762

R - 7
Replace two pad-mounted DX air conditioner units located at the north 
side of the building

20 2 Ea. $8,350.00 $16,700 $16,700 $16,700

R - 8 Replace the Fire Alarm Control Panel. 20 1 Allow. $10,000.00 $10,000 $10,000 $10,000

Subtotal $153,172 $36,700 $8,800 $37,522 $53,400 $0 $0 $0 $10,000 $0 $6,750 $153,172
Escalation Factor per year 3.00% N/A $0 $264 $2,285 $4,952 $0 $0 $0 $2,299 $0 $2,057 $11,857
Total with escalation N/A $36,700 $9,064 $39,807 $58,352 $0 $0 $0 $12,299 $0 $8,807 $165,029

Cost per SF - uninflated $30.63 $30.63 $7.34 $1.81 $7.96 $11.67 $0.00 $0.00 $0.00 $2.46 $0.00 $1.76 $33.01
Average cost per SF per year $3.06 $3.06 $3.30

Cost per SF - inflated $33.01
Average cost per SF per year $3.30

1 

Discovery Bay Swimming Pool

1601 Discovery Bay Boulevard, Discovery Bay, CA

Municipal Building 



1.3    ADA Cost Table

Terracon Project No. BE186102 February 15, 2019

Project: Discovery Bay Swimming Pool Square Feet: 5,000

Location: No. of Bldgs: 1

Type of 
Facility:

Municipal Building  Reserve Term: 10 years

No. Stories 1 Property Age: 39 years

Item Description Quantity U Cost A-Total$ Comments

A - 1
Allowance to replace non-compliant lavatory faucet handle in the men's 
restroom.

1 Allow. $350.00 $350
The lavatory faucet handle requires a twisting motion to operate, and is 
therefore non-compliant. 

A - 2
Allowance for accessibility modifications within the interior of both 
accessible restrooms. 

2 Allow. $10,000.00 $20,000 The shower stalls located in both the men's and women's restrooms 
were observed to be non-compliant. The Showers should be re-

A - 3 Provide tactile signage at the latch side of the restroom entrances. 2 Allow. $100.00 $200 Tactile signage was not observed. 

A - 4 Provide accessible parking stall signage. 1 Ea. $500.00 $500 Accessible signage was not observed to be posted. 

A - 5 Provide van-accessible signage. 1 Ea. $250.00 $250 Van-accessible signage was not observed to be posted. 

A - 6
Provide a delineated path-of-travel from the public street to the main 
building entrance. 

1 Ea. $7,500.00 $7,500 A delineated path of travel is not present from municipal sidewalks to the 
main building entrance. 

A - 7 Install site directional signage at the east building entrance. 1 Ea. $150.00 $150
Site accessible directional signage was not observed to be posted at the 
non-compliant east building entrance, directing users to the north 
accessible building entrance. 

A - 8 Replace orbital door hardware with lever-type hardware. 1 Ea. $150.00 $150 Replace orbital door hardware with lever-type hardware at the Yoga 
room entrance. 

A - 9 Install scald guards on exposed sink/lavatory piping. 2 Ea. $100.00 $200 Scald guards were observed to be missing in the accessible restrooms. 

Total Cost $29,300
Cost per SF $5.86

1601 Discovery Bay Boulevard, Discovery Bay, CA
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3.1 Site Improvements  

Item Description 

Site Ramps/Stairs None provided. 

Signage Property identification signage is provided by monument signage adjacent to 
the main entrance drive. 

Landscaping Lawn turf, mature trees, shrubs, bedding plants and seasonal flowers are 
located along the building perimeter. 

Irrigation Automatic underground irrigation systems are installed at the landscaped 
areas, reportedly functional and under a service agreement. Irrigation water 
provided by the municipality.  

Fences Limited areas of 6-foot high painted metal fencing with wood posts are 
provided at the west side of the building.  

Limited areas of 6-foot high wood fencing enclose the dumpster area 
located at the northwest corner of the subject property.  

A 7-foot high chainlink gate secures the north side of the subject property.  

A temporary 6-foot high chainlink fencing is provided at the pool area. 

A 6-foot high chain link fence encloses the south and east property 
boundaries.   

Dumpster Areas Dumpsters were located within a fenced area along the northwest corner of 
the subject property. This area includes a concrete pad and is screened by 
wood fencing. 

 

Site Improvements Conditions and Recommendations  

The following recent capital projects were reported: 

�„  The asphalt paving was reportedly sealcoated and restriped; however, no specific information was 
provided regarding the timeline of repairs.  

The site components appear to be in a condition consistent with the age and use with no significant issues 
except as noted below:  

�„  The site drains via surface runoff from east to west toward area drains located in landscaped 
areas and catch basins located in concrete and asphalt paved areas. Significant standing water 
was observed throughout concrete pavements and landscaped areas, and standing water was 
observed to be in contact with the building in localized areas, particularly at the primary east 
entrance and along portion of the west elevation. The Site Contact reported water intrusion during 
rain events, and is aware of apparent drainage issues at the subject property. It is unclear whether 
area drains are clogged, or if the site is not provided with sufficient drainage to the municipal storm 
water management system.   It is recommended that a drainage study by a local civil engineering 
company be performed to determine how to enhance/mitigate stormwater drainage at the site. 

�„  The asphaltic pavements are in fair to locally poor condition with longitudinal and transverse 
cracking. The distress present is indicative of fatigue in pavements with reduced flexibility as a 
result of age. In general, the pavement is in functional condition, but will ultimately require an 
overlay with localized full-depth replacement.  This should be done in conjunction with drainage 
study as recommended above.  
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3.2 Building Structure and Exterior  

Item Description 

Exterior Building 
Stairs/Steps 

None observed.  

Sealants Elastomeric sealants at joints of dissimilar materials and around window 
and door penetrations.  

Building Structure and Exterior Conditions and Recommendations  

The following recent capital projects were reported: 

�„  The building exterior was re-painted in 2014. 

The building components appear to be in good to locally fair condition, and in a condition consistent with 
the age and use with no significant issues except as noted below:  

�„  The windows are single-glazed. Based on the climate and the limited amount of glazing, it is 
unlikely that replacement of these windows with more efficient thermally-gapped frames and 
insulating glass units would provide a payback period from energy savings; however, areas of 
deterioration and previous moisture damage was observed at some window units.   Windows and 
frames should be repaired where required. 

�„  The sealants and gaskets at window glazing and around window openings were observed to be 
deteriorated, or, in some cases were observed to be missing altogether. New window sealants 
should be installed to coincide with repainting of the building exterior. The addition of new sealants 
may help prevent potential water infiltration and prolong the life of the window units.  

�„  Minor paint damage was observed in localized areas, and appeared to be associated with 
biological growth and vines that are beginning to encumber the building at the north elevation. 
Vegetation should be trimmed away from the building as part of routine maintenance.  

�„  Localized areas of wood decay or otherwise damaged wood trim were observed at the roof edge. 
It was unclear if this condition is a result of apparent impact damage, or caused by water intrusion. 
Areas should be repaired early in the evaluation period.  

 

Immediate Repairs: 

�„  None identified. 

 

Replacement Reserves: 

�„  Clean and paint exterior walls and miscellaneous metal work. Replace sealants between 
dissimilar materials and perform miscellaneous repairs. 

�„  Allowance to repair/replace/reflash localized areas of wood deterioration in siding, trim and 
windows. 
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3.4 Building Interior  

Item Description 

General Common Areas Common areas consist of the meeting rooms, yoga room, and outdoor 
swimming pool.  

Boardroom/ Assembly 
Spaces 

Floors Carpet and wood flooring.  

Walls Painted drywall. 

Ceilings Painted drywall. 

Yoga room Floors Wood flooring.  

Walls Painted drywall. 

Ceilings Painted drywall. 

Common Area Corridors Floors Carpet.  

Walls Painted drywall. 

Ceilings Painted drywall. 

Common Area Restroom 
Finishes  

Floors Ceramic tile. 

Walls Ceramic tile and Painted drywall. 

Ceilings Painted drywall. 

Counters Ceramic tile. 

Partitions Plastic laminate. 

Offices Floors Carpet.  

Walls Painted drywall. 

Ceilings Painted drywall. 

Water Intrusion / Suspect 
Mold 

Representative observations revealed some obvious visual indications of 
the presence of excessive moisture or suspect mold activity. The Site 
Contact reported existing excessive moisture issues, primarily at the 
southwest corner of the building.  

Building Interior Conditions and Recommendations  

The following recent capital projects were reported: 

�„  General renovation of interior finishes was performed in sometime between 2014-2018. 

The interior finishes appear to be in a condition consistent with the age and use with no significant issues 
except as noted below:  

�„  The interior finishes appear to be of average quality, consistent with those typical to this kind of 
facility.  

�„  Evidence of what appeared to be past water intrusion was observed at the carpet along the west 
wall of the main assembly room, as indicated by carpet staining.  
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Immediate Repairs: 

�„  None identified. 

 

Replacement Reserves: 

�„  Replace carpet finishes throughout.  

 
 
 

3.6 Mechanical / Electrical / Plumbing  

Item Descriptions 

Heating and Cooling  Heating is provided by natural-gas fired forced air furnaces located in 
mechanical rooms. The units are manufactured by Day & Night and has 
estimated nominal heating capacities of 50-MBH. The age of the unit could 
not be determined.  

Cooling is provided by 4 pad-mounted direct expansion (DX) cooling units. 
The units are manufactured by Carrier and have estimated cooling 
capacities of 5 tons each. The units are estimated to be approximately 10 
years old.  

Ventilation Restrooms are provided with exhaust fans vented to the exterior.  

The attic is ventilated by a through-wall, solar-powered fan manufactured 
by DuraBuild. 

Transformer and Main 
Electrical Distribution  

Electrical service is supplied to the property through a pad-mounted utility-
owned transformer located at grade adjacent to the northwest corner of the 
building. The main switchgear is manufactured by ITE Imperial Corporation 
with a rated total capacity of 600 amps, 120/208 volt, three-phase four-wire. 

Branch Wiring Copper per Site Contact. No aluminum branch wiring was observed or 
reported.  

Interior Lighting Primarily ceiling-mounted, compact fluorescent fixtures and recessed 
compact fluorescent fixtures in office and public areas.  

Domestic Water 
Distribution 

The domestic cold and hot water piping system supplies the common area 
restroom plumbing fixtures, janitorial sinks, and service outlets. Domestic 
water piping consists of copper and PVC in the risers and branches.  

Domestic hot water is provided to the restrooms by a single natural gas 
fired water heater located in the mechanical closet. The water heater has a 
storage capacity of 50 gallons.  

Seismic straps were observed at the domestic water heater.  

The domestic water service lines enter the building through copper pipes 
that supply the domestic water demands. Backflow preventers were 
observed. 

Sanitary ABS piping was reported. See Advisory Note in Section 4.4 of this 
Report.  
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Mechanical / Electrical / Plumbing Conditions and Recommendations 

The following recent capital projects were reported: 

�„  None reported. 

The MEP systems appear to be in a condition consistent with the age and use with no significant issues 
except as noted below:  

�„  Some of the site lighting in the parking areas was observed to be aged. It was reported that 
replacement of site lighting is a planned capital expense. Therefore, no costs have been provided 
in the Cost Tables.  

�„  The designated Site Contact reported chronic electrical issues are present at the subject property; 
however, not further information was provided.   

 

Immediate Repairs: 

�„  Replace natural-gas fired water heater, 50 gallon. 

 

Replacement Reserves: 

�„  Replace two pad-mounted DX air conditioner units located at the north side of the building.  

 
 

3.7 Fire Protection / Life Safety  

Item Descriptions 

Automatic Sprinklers The building is not protected with a wet-pipe automatic sprinkler system.  

Fire extinguishers are installed throughout. 

Municipal fire hydrants are located along public streets bordering the 
property. 

Fire Alarm Control Panel An zoned Denalect control panel was observed. The age of the panel could 
not be determined. Current inspection tags were not posted.  

The Designated Site Contact indicated that it is inspected and maintained 
under a service agreement with Denalect and is remotely monitored.  

Alarm Devices No audible horns/visual strobe fixtures were observed. 

Smoke / Heat Detectors  Hard-wired smoke detectors are provided and are connected to the fire 
alarm system.   

Pull Stations Not provided.  

Fire Extinguishers - 
Portable 

Wall-mounted portable fire extinguishers are located throughout. Tags 
indicated they were regularly inspected by Contra Costa Fire Equipment, 
with the last inspection date of May 2018.   

Emergency Lighting / 
Signs 

Emergency lighting and exit signs with battery back-up were observed 
along paths of egress and adjacent to the exit doors.  
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Accessibility Recommendations: 

�„  Provide van-accessible signage. 

�„  Replace orbital door hardware with lever-type hardware.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 



Property Condition Report 
Town of Discovery Bay Community Center Pool �v Discovery Bay, CA 
February 15, 2019 �v Terracon Project No. BE186102 
 

Responsive �v��Resourceful �v��Reliable  21 
 

Uniform Abbreviated Screening Checklist for the 2010 ADA  
 

Item Yes No N/A Comments 

A. Building History 

1 Has an ADA survey previously been completed for this 
property? 

 �9  Per designated site contact. 

2 Have any ADA improvements been made to this property 
since original construction? 

 �9  Per designated site contact. 

3 Has building ownership or building management reported 
receiving any ADA complaints or litigation? 

 �9  Per designated site contact. 

B. Parking 

1 Does the required number of ADA-designed spaces 
appear to be provided? 

�9   Required: 2 
Provided: 2 

2 Does the required number of van-accessible designed 
spaces appear to be provided? 

�9   Required: 1  
Provided: 1  

3 Are accessible spaces part of the shortest accessible 
route to an accessible building entrance? 

�9    

4 Is a sign with the international Symbol of Accessibility at 
the head of each space? 

 
�9  Accessible signage and van-

accessible signage should 
be provided at the two 
parking spaces. See ADA 
Cost Table.  

5 Does each accessible space have an adjacent access 
aisle? 

�9   
 

6 Do parking spaces and access aisles appear to be 
relatively level and without obstruction? 

�9   
 

C. Exterior Accessible Route 

1 Is an accessible route present from public transportation 
stops and municipal sidewalks on the property?  

 
�9 

 
A delineated path of travel is 
not present from municipal 
sidewalks to the main 
building entrance. See ADA 
Cost Table.  

2 Are curb-cut ramps present at transitions through curbs 
on an accessible route? 

  �9 
 

3 Do the curb cut ramps appear to have the proper slope for 
all components? 

  �9  

4 Do ramps on an accessible route appear to have a 
compliant slope?  

  �9 
 

5 Do ramps on an accessible route appear to have a 
compliant length and width? 

  �9  

6 Do ramps on an accessible route appear to have 
compliant end and intermediate landings? 

  �9  

7 Do ramps on an accessible route appear to have 
compliant handrails? 

  �9  
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Uniform Abbreviated Screening Checklist for the 2010 ADA  
 

Item Yes No N/A Comments 

D. Building Entrances 

1 Do a sufficient number of accessible entrances appear to 
be provided? 

�9   Yes; however, ownership 
may consider converting the 
east entrance into an 
accessible entrance in order 
to improve circulation to and 
from the swimming pool. 
Currently, the north entrance 
is ADA-compliant, and can 
be used to access the 
swimming pool, but this 
configuration is not the 
shortest path of travel. 

2 If the main entrance is not accessible, is an alternate 
accessible entrance provided? 

  �9  

3 Is signage provided indicating the location of alternate 
accessible entrances? 

 
�9 

 
Accessible signage should 
be added at the main east 
entrance directing 
pedestrian traffic to the north 
accessible entrance. See 
ADA Cost Table.  

4 Do doors on an accessible route appear to have 
compliant clear floor area on both sides? 

�9   Orbital hardware was 
observed at the entrance to 
the yoga room. Lever type 
hardware should be 
installed. See ADA Cost 
Table.  

5 Do doors on an accessible route appear to have 
compliant hardware? 

�9 �9 
 

Orbital hardware was 
observed at the entrance to 
the yoga room. Lever type 
hardware should be 
installed. See ADA Cost 
Table. 

6 Do doors on an accessible route appear to have 
compliant clear opening width? 

�9    

7 Do pairs of accessible entrance doors in series appear to 
have the minimum clear space between them? 

�9    

8 Do thresholds at accessible entrance appear to have a 
compliant height? 

�9 
  

 

E. Interior Accessible Routes and Amenities 

Interior common areas are generally observed, as follows: 

1 Does an accessible route appear to connect with all public 
areas inside the building? 

�9    

2 Do accessible routes appear free of obstructions and/or 
protruding objects? 

�9    

3 Do ramps on an accessible route appear to have a 
compliant slope?  

  �9  

4 Do ramps on an accessible route appear to have a 
compliant length and width? 

  �9  
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Uniform Abbreviated Screening Checklist for the 2010 ADA  
 

Item Yes No N/A Comments 

9 Do accessories and mirrors appear to be mounted at a 
compliant height? 

�9    

Extracted from E2018-15 Standard Guide for Property Condition Assessments: Baseline Property Condition 
Assessment Process, ASTM International.  
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Photo #1  Vehicular access is provided by drive 
lane entrances off of Willow Lake Road. 

 Photo #2  Overview of the parking lot at the west 
property boundary. 

 

 

 

Photo #3  Secondary drive lane entrance off of 
Willow Lake Road. 

 Photo #4  Longitudinal and transverse cracking was 
observed throughout asphaltic pavements.  

 

 

 
Photo #5  Overview of open green space provided 
along the south property boundary. 

 Photo #6  Typical concrete pavements.   
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Photo #7  Natural gas meter and service and to the 
building. Note seismic shutoff provisions are not 
installed 

 Photo #8  Typical water meter 

 

 

 

Photo #9  Overview of irrigation control valve  Photo #10  Ground light fixture and irrigation fixture.  

 

 

 

Photo #11  Ground security light fixture.   Photo #12  Building-mounted light fixtures.  
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